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2
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PHONE:
FAX:
CONTACT:

JACKSON | MAIN ARCHITECTURE P.S.
311 1ST AVE. S.

SEATTLE WA 98104

(206) 324 4800
(206) 322 2875
STEVEN BOHLMAN

PHONE:
FAX:
CONTACT:

SEACON CONSTRUCTION
165 NE JUNIPER ST #100

ISSAQUAH, WA 98027

425.837.9720
(425.837.1585
BOB POWER

180 NW GILMAN BOULEVARD
ISSAQUAH, WASHINGTON 98027

ISSUED FOR SCHEMATIC DESIGN REVIEW
AUGUST 2ND 2017

ISSAQUAH STUDIO LOFTS

OWNER: ARCHITECT: CIVIL ENGINEER: STRUCTURAL ENGINEER:

LEGAL DESCRIPTION:

DEFERRED SUBMITTALS:

TAX LOT NO: 884350-0238
ZONING: MU (MIXED USE)
OVERLAY: GILMAN 
PLAN DISTRICT: ISSAQUAH STYLE DISTRICT

LEGAL DESCRIPTION: 
THAT PORTION OF LOTS 1 THROUGH 4, INCLUSIVE, BLOCK 
6 HERBERT S. UPPER'S FIRST ADDITION TO ISSAQUAH, 
ACCORDING TO THE PLATT THEREOF RECORDED IN 
VOLUME 12 OF PLATS, PAGE 13, IN KING COUNTY, 
WASHINGTON, DESCRIBED AS FOLLOWS: BEGINNING AT 
THE NORTHWEST CORNER OF SAID BLOCK6; THENCE 
SOUTH 16'41/00" EAST 414.26 FEET TO THE NORTHERLY 
MARGIN OF STATE HIGHWAY NO.2; THENCE SOUTH 
48'25'00" EAST ALONG SAID NORTHERLY MARGIN 80 FEET 
TO THE MOST WESTERLY POINT OF A TRACT OF LAND AS 
DESCRIBED IN DEED RECORDED UNDER RECORDING 
NUMBER 8904141132; THENCE NORTH 41'35'00" EAST 125.7 
FEET; THENCE SOUTH 48'48'30" EAST 4.5 FEET;
THENCE NORTH 42'45'03" EAST 120.98 FEET TO THE 
SOUTHWESTERLY MARGIN TO THE NORTH LINE OF LOT 1 
IN SAID BLOCK 6; THENCE WEST ALONG SAID NORTH LINE 
TO THE POINT OF BEGINNING; TOGETHER WITH THAT 
PORTION OF THE NORTHEAST QUARTER OF THE 
NORTHEAST QUARTER SECTION 28, TOWNSHIP 24 NORTH, 
RANGE 6 EAST, W.M., IN KING COUNTY WASHINGTON, 
LYING NORTH OF LOCUST STREET, EASTERLY OF 
NORTHERN PACIFIC RAILROAD RIGH-OF-WAY AND 
SOUTHERLY OF PRIMARY STATE HIGHWAY NO.2 (SR90); 
AND TOGETHER WITH THAT PORTION OF LOCUST STREET 
LYING SOUTHERLY OF THE ABOVE DESCRIBED PORTION 
OF SECTION 28 AND NORTHERLY OF THE ABOVE 
DESCRIBED PORTION OF BLOCK 6, HERBERT S. UPPER'S 
FIRST ADDITION TO ISSAQUAH. 

PROJECT DESCRIPTION:

DELEGATED DESIGN:

FIRE FLOW RATES - TBD

OTHER REQUIRED PERMITS:

BUILDING PERMIT
DEFERRED SUBMITTALS/PERMITS

TBD

CONSTRUCTION OF ~ 58,844 SF COMMERCIAL BUILDING 
COMPRISED OF ~ 2,500 SF OF GROUND FLOOR COMMERCIAL 
SPACE (A-2) AND ~ 18,403 SF OF COVERED PARKING (S-2) IN 
TYPE IA CONSTRUCTION WITH THREE FLOORS OF 
INDIVIDUALLY LEASED OFFICES (B) OF TYPE VA CONSTRUCTION 
ABOVE. 

MECHANICAL ENGINEER: PLUMBING ENGINEER: ELECTRICAL ENGINEER: TRANSPORTATION ENGINEER

PHONE:
FAX:
CONTACT:

NAVIX
11400 S.E. 8TH STREET SUITE 345

BELLEVUE WA 98004

425.453.9501
425.453.8208
SIERRA GERNHART

PHONE:
FAX:
CONTACT:

TBD
?

?

?
?
?

PHONE:
FAX:
CONTACT:

TBD
?

?

?
?
?

PHONE:
FAX:
CONTACT:

TBD
?

?

?
?
?

PHONE:
FAX:
CONTACT:

TBD
?

?

?
?
?

PHONE:
FAX:
CONTACT:

TRANSPORTATION SOLUTIONS INC
8250 - 165TH AVE NE SUITE 100

REDMOND, WA 98052-6628

425.883.4134
425.867.0898
JAKE S. PI

SHEET INDEX:

0 GENERAL

G0.00 COVER SHEET

G0.01 CONTEXT IMAGES

G0.02 3D IMAGES

G0.04 GROSS AREA PLAN

G0.05 IMPERVIOUS/PERVIOUS SURFACE

G0.06 PHASING PLAN

G0.07 MATERIAL BOARD

G0.08 SITE AMENITIES

1 SURVEY

S1 EXISTING SITE SURVEY

2 CIVIL

C-0.0 COVER SHEET

C-1.0 CIVIL SITE PLAN

C-2.0 CIVIL CIRCULATION PLAN

C-3.0 CIVIL FIRE AND RESCUE PLAN

C-4.0 STORMWATER AND GRADING PLAN

C-5.0 UTILITY PLAN

3 LANDSCAPE

L1.1 PRELIMINARY TREE PLAN

L1.2 PRELIMINARY LANDSCAPE PLAN

4 ARCHITECTURAL

A1.00 CONCEPTUAL SITE / LANDSCAPE
PLAN

A2.00 LEVEL 01 FLOOR PLAN

A2.01 LEVEL 02 FLOOR PLAN

A2.02 LEVEL 03 FLOOR PLAN

A2.03 LEVEL 04 FLOOR PLAN

A2.04 ROOF PLAN

A3.00 ELEVATIONS

A3.01 ELEVATIONS

A3.02 ELEVATIONS

4
AERIAL PERSPECTIVE 1

SITE DATA:

GROSS SITE AREA: 35,320 SF

BASE SITE AREA: 30,520 SF

FLOOR AREA RATIO: 1.67

MAX COMMERCIAL: 3.5
BASE COMMERCIAL: 1.25

MAX. IMPERVIOUS SURFACE: 88%

REQUIRED SETBACKS:
SIDE: 0'
REAR: 0' 

MAX BLDG HEIGHT: 85'

TOTAL PARKING SPACES: 

STANDARD: 47 STALLS 
COMPACT: 22 STALLS
ADA: 2 STALLS

WATER SOURCE: TBD

MarkL
Fire comment
Please provide exit analysis plan on next submittal. 
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PEDESTRIAN PERSPECTIVE 1
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PEDESTRIAN PERSPECTIVE 2
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LEVEL 01
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NORTH

PROJECT 
NORTH
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LEVEL 02

TRUE 
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1" = 30'-0"

LEVEL 03

TRUE 
NORTH
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NORTH

1" = 30'-0"

LEVEL 04

TRUE 
NORTH

1" = 30'-0"
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LEVEL 01
N.T.S

TRUE 
NORTH

6
LEVEL 02

N.T.S

TRUE 
NORTH

7
LEVEL 03

N.T.S

TRUE 
NORTH
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LEVEL 04

LEVEL 01

3984 SF Gross Building Area LEVEL 1

LEVEL 02

18405 SF Gross Building Area LEVEL 2

LEVEL 03

18405 SF Gross Building Area LEVEL 3

LEVEL 04

18409 SF Gross Building Area LEVEL 4

59204 SF

Not Placed

STUDIO 0 SF
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LEVEL 01

CIRCULATION 523 SF
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EXISTING BUILDING
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MATERIAL SAMPLE LEGEND

1. CREAM COLOR CEDAR SHAKE TEXTURE

2. CREAM COLOR 12" HARDI BOARD AND BATTEN 
SIDING, WOOD TEXTURE

3. CREAM COLOR 6" HARDI LAP, WOOD TEXTURE

4. ROOKWOOD BLUE GREEN SW2811 12" HARDI BOARD 
AND BATTEN SIDING 

5. WHITE PAINTED 2X12 FASCIA BOARD AND 2X12 
BELLYBAND

6. MUTURAL MATERIALS DARK BRICK: RAVEN COLOR

7. ASPHALT SHINGLE ROOFING 

8. WHITE VINYL WINDOW  W/PAINTED WHITE WOOD TRIM

9. STEEL LATTICE INFILL

10. DARK BRONZE COLOR NO.40 ALUMINUM STOREFRONT

11. CONCRETE SITE WALL

12. GLASS TBD

13. RED SITE BENCHES

14. ADJACENT SELF STORAGE METAL PANEL COLOR: 
COOL HEMLOCK GREEN

15. ADJACENT SELF STORAGE METAL PANEL COLOR: 
COOL WEATHERED COPPER

16. ADJACENT SELF STORAGE METAL PANEL COLOR: 
COOL PARCHMENT 6

2

3

4

7

10

11

12

14

13

8

5

1

9

5

15 16

311 FIRST AVENUE SOUTH

SEATTLE, WA 98104

t 206.324.4800

WWW.JACKSONMAIN.COM
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ISSAQUAH, WASHINGTON 98027
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Operations comment
Issaquah Studio Lofts
Potable Water Design Review Comments
February 2, 2018

1.All water flow interruptions shall be scheduled with City PWO at least 14 calendar days ahead. All flow interruptions, individually, shall be no longer than 8-consecutive hours leaving 16-consecutive hours for storage recovery. These instructions are in addition to, or modification to, existing City Standard Operating Procedures for scheduled water main shut-downs.
2.Standard Details:
a.Make this change to Standard Details W-02 (fire hydrants), W-04 (blow off assemblies), W-07 (air vacuum release assembly):
Use this product and application method for fire hydrant Standard Detail W-02, Blow Off Assembly Standard Detail W-04 and Air Vacuum Release Valve Assembly Standard Detail W-07:  “Clean, scuff-sand and prepare per paint manufacture’s specification. Prime with 1 coat (6 Mills) of Sherwin Williams “Pro-Cryl” Acrylic Primer (B66 W 310 643-22681) and then top-coat with 1 coat (6 Mills) of Sherwin Williams “Cryl-HPA” High Performance Acrylic Gloss, High Gloss Bright White (B66 W 377 6405-18908).”
b.Add this comment to Water Standard Detail W-04, Item #E, Blow Off Assembly:  “Install brass, 4” female Seattle Standard Thread x 2 ½” male National Standard Thread fitting. Install 2 ½” cap NST.”
c.Do not install components #M - #Q, inclusive, for Water Standard Detail W-11, 3” & Larger Meter Installation.
d.Show all applicable Water Standard Details on design and construction drawings. 
3.Backflow Protection – Domestic Water Supply & Meter, Fire Suppression & Irrigation Systems
a.This project shall require a Reduced Pressure Backflow Assembly (RPBA) installed on the domestic water directly behind the domestic water meter. Show this installation on plan set.
b.The domestic water meter RPBA:
i.Must be installed above ground-level
ii.Installation must be designed for the dispersion of flushed water from the device at the manufacturer’s specified output
iii.Must be installed directly behind the domestic water meter and before any tee or cross in the service line
iv.Should be protected from freezing temperatures and vandalism
v.Installed to City of Issaquah Standard Detail W-18 specifications. Show this detail on Construction Drawings
c.The domestic water meter RPBA may be installed inside the first wall penetration if there are no service line tees or crosses between the domestic water meter and the RPBA. Please show proposed service line design on Sheet C-5.0, feeding the two buildings.
d.All meters with backflow prevention devices installed behind (downstream) of meter, shall be immediately locked off after (meter) installation and remain so until an inspection is conducted by PWO (Drinking) Water Quality personnel, and a record of successful testing of the backflow prevention device has been delivered. Meters will be unlocked by City after both conditions have been met.
e.Water Quality inspections required at least at rough-in and final. Schedule inspections through MyPermit.Com. If installing systems connected to potable water such as radiant floor heating, flow-through fire suppression, or installing non-potable water lines for irrigation, water features or wastewater uses, it is highly advisable to work directly, often and early during construction with City PWO (Drinking) Water Quality section. Not doing so may very well delay certificate of occupancy.
f.Show irrigation water meter and backflow protection device. Provide detail of meter and device parts, pieces and connections
g.Show water feature and backflow prevention device details on Construction drawings.
h.The backflow protection devices called-out in this document are required installations for Premise Isolation. However, there may be additional backflow prevention devices required when the City reviews the building construction plans. Backflow prevention devices may be required for specific features or equipment within or outside the building and will be noted when these plan sets are reviewed.
4.Water Meters:
a.Install permanent brass address identification tags on all water meter setters, including irrigation meters.
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Jeanl
Planning comment
This sheet needs to be updated to show current proposal, not previous Les Schwab Tire Center. Tree information needs to be updated, including tree sizes.
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JenniferF
Police comment
Irrigation in the city ROW will have to be reworked to spray away from path, not over it.
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Jeanl
Planning comment
Clarify. Are we looking at full potential build-out with this SDP, or just what is currently proposed?

Jeanl
Dimension
drive aisle

Jeanl
Planning comment
3 waste streams? Provide calculations.

Jeanl
Planning comment
Is this weather protected? Secured?

Jeanl
Planning comment
Up to 2 ft of overhang allowed.

Jeanl
Planning comment
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